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Concept Plan Review
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May 12, 2020




Concept Plan Review Purpose ...

Intended to give the applicant comments from the public,
city staff, and Planning Board/City Council early in the process

No formal action: approval or denial on the application

Determine a general development plan, including:

v" Land uses

v Arrangement of uses

v" General circulation patterns

v Methods of encouraging alternative transportation
v Environmental preservation

v" General architectural characteristics



Staff Presentation Overview

= Background of Proposed Project

= Built Context (per Concept Plan Review Criteria)

= Planning Context (BVCP Centers, Land Use, Zoning)
= Key Issues

1. Consistency of the Concept Plan with the BVCP
2. Site Design Considerations: Engineering and Open Space
3. Building Mass and Scale
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Proposed Project

* 198 Room Hotel

» Ground Floor Retail/Co-Working e
+100,000 sf = 1.58 FAR g PR SER
«25% Ground Level is Open Space g e |

o Sl
* Interconnected Plaza Space 7»

Restaurant

Lounge

*Below Grade Parking



Proposed Project 53

2015: public-private partnership

Modified 2019: private development
with the sale of public property

Conditions on the sale by council LOI

Land Sale Decision prior to
Site Review process

Land Sale Closing contingent on
approval of the Site Plan Review




Proposed Project
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University Hill General Improvement District (UHGID)

« Established in 1970
 Business owner/member self-taxing district
* In 1985, scope expanded by ordinance to

“support improvements for robust retail
environment’
















Built Context
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Built Context






Built Context: Environmental Opportunities and Constraints

Concept Plan Criteria per 9-2-13(g)(6) “Environmental opportunities and constraints including, without limitation,
the identification of wetlands, important view corridors, floodplains and other natural hazards, wildlife corridors,
endangered and protected species and habitats, the need for further biological inventories of the site and at what
point in the process the information will be necessary.”




Planning Context:

# Gunbarrel
%

Boud v‘
C

" Valley
Regional

Downtown Center S East B \
#=+~ East Boulder
o TS
- s
/ <
Colorado 4=
/ﬂ. University p

o® T

@ Rogional Center
@ Neighborhood Center
Community Transit Network

City Limits

Comprehensive Plan Regional Centers

Centers
Centers are places where a mix of land use and
commercial activities are concentrated.

They are generally places with potential for
infill and redevelopment and are higher-

intensity compared to established residential

neighborhoods. Boulder’s commercial,
entertainment, educational, civic, neighborhood
and regional centers are distributed throughout
the community as shown in the City Structure
Map in Figure 3-3.

Regional Centers
The citv's three reagional centers constitute the

highest level of intensity. They form a triangle at

Boulder’s geographic center: Historic Downtown,
Boulder Valley Regional Center (BVRC) and the
University of Colorado (CU) with the University

Hill business district, which also serves as a

neighborhood center for the surrounding area.

Each regional center provides a distinct function
and character, provides a wide range of activities
and draws from the entire city as well as the
region.




Planning Context: Comprehensive Plan Neighborhood Centers
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Neighborhood Centers

The next tier of intensity is neighborhood centers.
In addition to serving as neighborhood gathering
places, these centers also provide gooc‘s and
services for the day-to-day needs of n earby
residents, workers and students and are easily

accessible from surrounding areas by foot, bike
and transit. Neighborhood centers contribute to
a sense of place and the achievement of walkable
(15-minute) places with a mix of uses and range
of services.




BVCP Land Use: wixed use Business

Regional
Business
(RB)

BVCP Density/Intensity:
Mixed Use Characteristics and Locations:

Business
(MUB)

Resident

COIIege Aveny\e S uk General Characteristics and Locations:

Business
(GB)




Zoning District: Business Main Street




Hill Reinvestment Strategy: Alley Enhancements
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Colored concrete walk connectior

Creates cor on to future hote!

Tivol lighting at 2
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entrance of alley y recommendations

Trash enclosure

elosure would only be locate
east or west side - not both loca!

Enhancement Concepts
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Key Issue 1: Consistency with Comprehensive Plan for the Central Area

BVCP Policy

Excerpt from BVCP

2.20 Role of the
Central Area

“Boulder’s Central Area will continue as the
regional service center of the Boulder Valley for
office, retail, financial, governmental, civic,
cultural and university activities. As such, it will
remain the primary activity center and focal
point of the Boulder Valley. The Central Area
includes distinct, interrelated centers such as
the Downtown Business District, Civic Area,
University Hill and Boulder Valley Regional
Center...A variety of land uses surround the
centers and complete streets and multimodal
transportation alternatives provide direct
connections between them. (...)”
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Key Issue 1: consistency with Comprehensive Plan for the Central Area
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Key Issue 1: Consistency with BVCP Land Use Plan & PoI|C|es

BVCP Policy Excerpt from BVCP

“The city will promote the development of a
walkable and accessible city by designing
neighborhoods and mixed-use business areas
to provide easy and safe access by foot, bike
and transit to places such as neighborhood
centers, community facilities, transit stops or
2.24 Commitment | centers and shared public spaces and

to a Walkable & amenities (i.e., 15-minute neighborhoods).
Accessible City The city will consider additional
neighborhood centers or small mixed-use
retail areas where appropriate and
supported by the neighbors they would
serve. In some cases, the definition of mixed
use and scale and character will be achieved
through area planning. “

Loading/Service
Entrance

i
Ll

J
!
!
e

e L

J&

LR —- "]\i I'rri'r-'rrr-/rrrnl ra

Han:mroo off ~ [ e Londnglone




Key Issue 1: consistency with BVCP Land Use Plan & Policies

BVCP Policy

2.24 Commitment
to a Walkable &
Accessible City

Excerpt from BVCP

“The city will promote the development of a
walkable and accessible city by designing
neighborhoods and mixed-use business areas
to provide easy and safe access by foot, bike
and transit to places such as neighborhood
centers, community facilities, transit stops or
centers and shared public spaces and
amenities (i.e., 15-minute neighborhoods).
The city will consider additional
neighborhood centers or small mixed-use
retail areas where appropriate and
supported by the neighbors they would
serve. In some cases, the definition of mixed
use and scale and character will be achieved
through area planning. “
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BVCP Policy

Excerpt from BVCP

5.01 Revitalizing
Commercial &
Industrial Areas

The city supports strategies unique to specific

places for the redevelopment of commercial and

industrial areas. Revitalization should support and
enhance these areas, conserve their strengths,
minimize displacement of users and reflect their
unique characteristics and amenities and those of
nearby neighborhoods. Examples of commercia
and industrial areas for revitalization identified
in previous planning efforts are Diagonal Plaza,
University Hill commercial district, Gunbarrel and

the East Boulder industrial area.

The city will use a variety of tools and strategies
in area planning and in the creation of public/
redevelopment and minimize displacement and

loss of service and retail uses.

hese tools may
include, but are not limited to, area planning with
community input, infrastructure improvements
shared parking ransit options and

hubs and changes to zoning or development

stanaaras and ncentives (e.g., Tinancial
incentives, aevelopment potentia or uropan

renewal authority).




Key Issue 1: consistency with BVCP Land Use Plan & Policies
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BVCP Policy Excerpt from BVCP

“c. Relationship to the public realm. Projects
should relate positively to public streets,
plazas, sidewalks, paths and natural features.
Buildings and landscaped areas—not parking
lots—should present a well-designed face to

2.41 Enhanced the public realm, should not block access to
Design for Private sunlight and should be sensitive to important
Sector Projects public view corridors. Future strip commercial

development will be discouraged.”
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BVCP Policy Excerpt from BVCP
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Key Issue 1 Consistency with BVCP Land Use Plan & Policies




Consistency with BVCP Land Use Plan & Policies

Key Issue 1




BVCP Policy

Key Issue 1: Consistency with BVCP Land Use Plan & PoI|C|es
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Excerpt from BVCP

“h. Permeability. Create permeability in centers
with a mix of semi-public and public spaces that
are connected visually for intuitive navigation.
Include civic and cultural uses as well as outdoor

public spaces to create a unique identity and
sense of place. Project should provide multiple
opportunities to walk from the street into
projects, thus presenting a street face that is

permeable. Where appropriate, they should
provide opportunities for visual permeability into
a site to create pedestrian interest.

2.41 Enhanced
Design for Private
Sector Projects




Site Design Considerations for Open Space
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Key |Ssue 2: Site Design Considerations for Open
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Key |Ssue 2: Site Design Considerations for Open Space
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Key Issue 3: Building Mass and Scale Considerations

Intersection of Broadway and University Ave.

Looking South




Key Issue 3: Building Mass and Scale Considerations

Intersection of Broadway and University Ave.
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Key Issue 3: Building Mass and Scale Considerations




Key Issue 3: Building Mass and Scale Considerations




Key Issue 3: Building Mass and Scale Considerations




Key Issue 3: Building Mass and Scale Considerations




Key Issue 3: Building Mass and Scale Considerations
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Key Issue 3: Building Mass and Scale Considerations
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Key Issue 3: Building Mass and Scale Considerations




NEXT STEPS

» Using the Staff, Neighbor, Planning Board and City Council feedback, the
applicant will refine the plans and proceed to Site Review.

« City will continue to negotiate a real estate transaction for the Pleasant
Street parking lot for City Council consideration acting as the Board of
Directors of the University Hill General Improvement District.



Questions for Staff?



Key Issues

1. Consistency of the Concept Plan with BVCP Policies
2. Site Design Considerations: Open Space Refinements

3. Building Mass and Scale Consideration



Public Notification ...«

 Required public notice was given in the form of written notification
 Asign was posted on the property for at least 10 days on the property.
* Public Notices were published in “News From City Hall” on the Daily Camera Newspaper website.

 Therefore, all notice requirements of section 9-4-3, “Public Notice Requirements,” B.R.C. 1981 have
been met.

 Three public comments were received: two in email form, one via phone call.

* At the Planning Board hearing three members of the public voiced opposition to the proposal; two
voiced support.


https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH4PUNODEAP_9-4-3PUNORE

